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APPLICATION SUMMARY 
 
Applicant/Representative: Tagoror Investments, LLC / Juan J. Mayol, Jr., Esq. 

 
Location: North side of theoretical SW 344 Street between 

theoretical SW 194 and SW 192 Avenues, west of 
Florida City limits 
 

Total Acreage: ± 9.89 Gross Acres; ± 9.83 Net Acres 
 

Current Land Use Plan Map Designation:
 

Estate Density Residential   (1 to 2.5 DU/Ac.) 

Requested Land Use Plan Map 
Designation: 
 

Low-Medium Density Residential (6 to 13 DU/Ac.) 

Amendment Type: 
 

Standard 

Existing Zoning/Site Condition: EU-M: Estates Modified 1 Family 15,000 sq. ft. net/ 
Well maintained Single-family residence and a tree 
grove 

 
RECOMMENDATIONS 
 
Staff: DENY, DO NOT TRANSMIT (August 25, 2006) 

 
Redland Community Council: TO BE DETERMINED 

 
Planning Advisory Board (PAB) acting as 
Local Planning Agency: 

TO BE DETERMINED 
 
 

Board of County Commissioners: TO BE DETERMINED 
 

Final Recommendation of PAB acting as 
Local Planning Agency: 
 

TO BE DETERMINED 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED 

 
Staff recommends: DENY, DO NOT TRANSMIT the proposed standard Land Use Plan (LUP) 
Map amendment based on the Staff Conclusions located at the end of this report and 
summarized: 

Application No. 13 
Commission District 8    Community Council 14 
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• Redesignation of the site to “Low-Medium Density Residential” would be 
incompatible with the existing development patterns of the area. 

 
• The densities promoted by the City of Florida City on adjacent lands provide 

insufficient and premature basis for amending the County’s LUP map. 
 

• The redesignation of the application site would nominally add to the residential 
land capacity of the analysis area. 

 
• With the exception of the water and sewer distribution networks that will require 

significant upgrade, adequate public facilities and services exist for the 
application site. 

 
• The application is not supportive of transit ridership and pedestrianism.  

 
• The site is subject to tree preservation, Natural Forest Community protection,  
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STAFF ANALYSIS 
 
Location and Land Use 
 
The application site is approximately 9.83 acres located on the north side of theoretical 
SW 338 Street between SW 192 and SW 194 Avenues and is immediately west of the 
City of Florida City. The site is designated on the Comprehensive Development Master 
Plan (CDMP) Land Use Plan (LUP) map as “Estate Density Residential” that allows 1 to 
2.5 dwelling units per gross acre, and is zoned agriculture (AU) that allows agricultural 
uses and residences at a maximum density of 1 residential unit on 5 gross acres (see 
Appendix A: Map Series). The site consists of a well-maintained single-family residence 
on the northeastern corner that was built in 1998, and a tree grove on the remaining 
portion of the site. The site is owned by the applicant (see Appendix B: Amendment 
Application).  
 
Adjacent Land Use and Zoning 
 
North of the application site is a County owned Natural Forest Community (NFC) site 
designated ”Environmentally Protected Parks” on the adopted LUP map. North of this 
NFC is SW 336 Street beyond which is a mix of estate density homes, vacant, and 
agricultural properties. Immediately east of the application site is SW 192 Avenue, 
beyond which is a fallow agricultural tract to the east, and the Cameron Creek Rental 
Apartments, built in 2001 on approximately 10 acres at the density of approximately 15 
dwelling units per acre, is to the southeast. Immediately south of the application is a 
vacant tract formerly the site of a single-family residence. Several fallow agricultural 
parcels are located south beyond that vacant tract and immediately west of the 
application site. The areas to the north, west, and south of the application site are zoned 
EU-M (Estates modified 1 family on 15,000 square feet net), and are designated “Estate 
Density Residential” on the LUP map except for the NFC site that is designated 
“Environmentally Protected Parks.” The fallow land east of the application, zoned RU-1 
(Single Family Residential – lot size 7,500 square feet net), and the Cameron Creek 
Apartments, zoned RM-15 (Multifamily Residential District – maximum density of 15 
dwelling units per net acre), are within the municipal boundaries of the City of Florida 
City. These parcels, although within the Florida City municipal boundaries continue to 
carry the County’s land use designation of “Low Density Residential“, which allows 2.5 
to 6 dwelling units per gross acre. The Urban Development Boundary (UDB) is 
approximately 0.5 mile west of the application beyond the “Estate Density Residential” 
designated properties. Areas outside UDB are designated “Agriculture” (see Appendix 
A: Map Series). 
 
Land Use and Zoning History 
 
The application site was part of a CDMP LUP map amendment that in December 1988 
redesignated lands from “Agriculture” to “Estate Density Residential” and included these 
lands within the UDB. Within the vicinity of this application site, the1988 LUP map 
amendment included land north of SW 336 Street between SW 192 and SW 197 
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Avenues and south of SW 336 Street between SW 192 and theoretical SW 202 
Avenues. 
 
In 1996 the City of Florida City annexed the area east of the application site located 
between SW 187 and SW 192 Avenues and between SW 328 and SW 344 Streets. The 
city proposes commercial and medium to high-density residential uses for this annexed 
area based on its 1997 Ear Based Amendment Map; however, a Land Use Plan has not 
been duly adopted for that area.  As per Section 171.062 (2), Florida Statutes ‘If the 
area annexed was subject to a county land use plan and county zoning or sub-division 
regulations, these regulations remain in full force and effect until the municipality adopts 
a comprehensive plan amendment that includes the annexed area’.  Since the City of 
Florida City has not amended its Future Land Use Plan Map to officially designate land 
uses within the annexed area, the entire annexed area, including those areas which the 
city has rezoned such as the Cameron Creek rental apartments, retains the Miami-Dade 
County CDMP 2015-2025 Land Use Plan (LUP) map designation of “Low density 
residential” (2.5 to 6 DU/Ac). 
 
Supply and Demand 
 
Residential Land Analysis 
 
The application site, although entirely located within Minor Statistical Area (MSA) 7.6, 
sits on the boundary shared by MSA’s 7.6 and 7.5, and is very close to MSA 7.3. 
Consequently the analysis area considered for this application is a combination of all 
three MSA’s (MSA’s 7.3, 7.5, and 7.6). The combined vacant land for single-family and 
multi-family residential development in the analysis area in 2006 was estimated to have 
a capacity for about 10,344 dwelling units, with about 84 percent of these units intended 
as single-family.  The annual average residential demand in this Analysis Area is 
projected to increase from 501 units per year in the 2006-2010 period to 2,774 units in 
the 2020-2025 period.  An analysis of the residential capacity by type of dwelling units 
shows absorption of single-family units occurring in 2018 and for multi-family to the year 
2014 (see table below).  The supply of residential land for both single-family and multi-
family units is projected to be depleted by the year 2017. 
 
The CDMP land use designation of “Low-Medium Density Residential” (5 to 13 DU/Ac) 
allows a range in density from a minimum of 5.0 to a maximum of 13 dwelling units per 
gross acre. The types of housing typically found in areas designated low-medium 
density include single-family homes, townhouses and low-rise apartments.  Zero-lot-line 
single-family developments in this category shall not exceed a density of 7.0 dwelling 
units per gross acre. 
 
Application 13, if approved, will have a maximum impact of approximately 104 dwelling 
units and will have a nominal impact on total residential capacity. 
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Residential Land Supply/Demand Analysis 
2006 to 2025: Application 13 

Analysis Done Separately For Each Type, 
I.E. No Shifting Of Demand Between 
Single & Multi-Family Type 

 
 

Structure Type 
 Single-Family Multifamily Both Types 
Capacity In 2006 8,653 1,691 10,344 
Demand 2006-2010 333 168 501 
Capacity In 2010 7,321 1,019 8,340 
Demand 2010-2015 421 214 635 
Capacity In 2015 5,216 0 5,165 
Demand 2015-2020 1,482 578 2,060 
Capacity In 2020 0 0 0 
Demand 2020-2025 2,080 694 2,774 
Capacity In 2025 0 0 0 
Depletion Year 2018 2014 2017 
Residential capacity is expressed in terms of housing units.  
Housing demand is an annual average figure based on proposed population projections. 
Source:  Miami-Dade Department of Planning and Zoning, Planning Research Section, 2006. 

 
 
Environmental Conditions 
 
The following information pertains to the environmental conditions of the application 
site.  All YES entries are further described below.  
 
 

Flood Protection 
County Flood Criteria (NGVD) +6.75 feet 
Stormwater Management 5-year storm (See Below)
Drainage Basin C-111 
Federal Flood Zone Zone AH 
Hurricane Evacuation Zone Zone C 

Biological Conditions 
Wetlands Permits Required NO 
Native Wetland Communities NO 
Specimen Trees YES 
Natural Forest Communities YES 
Endangered Species Habitat NO 

Other Considerations  
Within Wellfield Protection Area NO 
Archaeological/Historical Resources Information Pending 

 
 
Stormwater Management 
 
The application site has been identified by the Miami-Dade County Department of 
Resources Management (DERM) as a low lying area away from any canal with a 
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significant level of flood protection for new development, and is required to provide a 
retention/detention system adequately designed to contain on-site the runoff generated 
by a 5-year storm event.  A DERM Stormwater permit is required for development on 
this site. Additionally, the development criteria and the level of on-site flood protection 
may change if ground water stages are increased as a result of the implementation of 
the Comprehensive Everglades Restoration Plan. 
 
Specimen Trees  
 
The site contains a tree grove and Miami-Dade County Code, Section 24-49, requires 
preservation of tree resources and DERM will require the on-site preservation of 
specimen sized (trunk diameter > 18 inches) trees, whenever reasonably possible. A 
tree survey showing all tree resources and a Miami-Dade County Tree Removal Permit 
will be required prior to removal or relocation of any trees.  
 
Natural Forest Communities (NFC) 
 
The application site’s northern boundary abuts a DERM designated NFC that is 
designated “Environmentally Protected Parks” on the CDMP LUP map.  This NFC is 
considered an upland natural areas (Pine Rockland and Hardwood Hammocks) that 
meet one or more of DERM’s NFC qualifying criteria including the presence of 
endangered, rare or endemic species, low percentage of site covered by exotic plant 
species, high overall plant diversity, wildlife habitat values, and geological features. In 
order to protect this NFC a DERM NFC barrier permit is required for any development 
on the application site. The NFC will be maintained by the use of periodic ecological 
prescribed burning, and the application lies within the potential smoke dispersion 
corridor.  
 
Water and Sewer 
 
The application is located within the Miami-Dade County Water and Sewer 
Department’s (MDWASD) water and sewer franchised service area. The closest public 
water main is a 16-inch main located at SW 187 Avenue and SW 349 Street, 
approximately 7,000 feet from this site. However, because an 8-inch main feeds this 16-
inch main, the fire flow pressure at this connection point is poor and will not allow for the 
minimum required fire flow pressures at the site. The closest point of connection that 
may produce the required fire flow pressures is an existing 12-inch main located at SW 
178 Avenue and SW 360 Street, approximately 15,000 feet (almost 3 miles) from the 
site. MDWASD recommends a new 16-inch main, connected to the existing 12-inch 
main be installed on SW 360 Street to SW 187 Avenue, and then connected to the 
existing 16-inch main located at SW 187 Avenue and SW 349 Street.  From this point 
the 16-inch main should be extended in SW 187 Avenue to SW 344 Street, then west to 
SW 192 Avenue then north to the northeast corner of the site.  
 
The source of water is the MDWASD’s South Dade Utilities (formerly Rex Utilities), 
which consists of five small wellfileds each providing chlorination treatment prior to 
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distribution. This system has a remaining available rated treatment plant capacity of 2.8 
million gallons per day (mgd).  The South Dade system is very old, and although 
considered a system, the interconnection between the wellfileds is poor and inefficient, 
and portions of the system can only be served with water from one wellfield. The 
application site can only be served with water from two of the treatment plants within the 
South Dade System, namely the Everglades Labor Camp and Newton treatment plants, 
with the majority of the water coming from the Everglades Labor Camp Treatment Plant. 
The Newton plant has a DERM rated treatment capacity of 2.16 mgd with a 5-year 
average day production of 1.98 mgd, and the Everglades Labor Camp Plant has a 
DERM rated treatment capacity of 0.96 mgd with a 5-year average day production of 
0.72 mgd.  The estimated potential water demand from this application is 32,000 gallons 
per day (0.032 mgd); therefore, the water treatment plants have sufficient capacity to 
serve this application.   
 
The estimated water flow figures generated above are used solely for the purpose of 
evaluating the impact of the proposed potential development on the level of service 
(LOS) of that water treatment facility serving the site and are not used for water supply 
planning purposes.  If this application is approved, the change in land use will not result 
in an increased demand for water supply above that projected by the County’s Water 
and Sewer Department through the year 2025 utilizing population projections approved 
by the County and the South Florida Water Management District.  MDWASD is currently 
assembling alternative water supply projects that will be used to meet the future water 
supply demand of Miami-Dade County.  It is anticipated that these projects will be 
identified and adopted into the CDMP 10-Year Water Supply Plan by March 2008. 
 
Sewer service to the application site requires a new sewer pump station and connection 
to an existing 12-inch force main located at SW 352 Street and SW 188 Avenue, 
approximately 7,000 feet (almost 1.5 miles) from this site. This new connection will 
utilize a minimum 12-inch force main taken from the point of connection on SW 352 
Street to SW 192 Avenue then north on SW 192 Avenue to the new pump station on the 
application site. The required new sewer pump station will serve the area between SW 
336 and SW 344 Streets and between SW 192 and SW 197 avenues. All other 
impacted pump stations are operating within their mandated criteria.  Sewage treatment 
is provided at the South District Wastewater Treatment Plant, which has a remaining 
available design capacity of approximately 17.17 mgd.  The estimated potential sewage 
flow demand of this application is 32,000 gallons per day (0.032 mgd).  Therefore, the 
wastewater treatment plant has sufficient capacity to serve this application.   
 
The net increase in water and sewer usage between the current CDMP designation and 
the proposed CDMP designation is 23,600 gallons per day (0.0236 mgd). 
 
Solid Waste 
 
Application No. 13 is located within the Miami-Dade County Department of Solid Waste 
Management’s (DSWM) waste service area for garbage and trash collections.  The 
closest DSWM facility is Moody Drive Trash and Recycling Center (12970 SW 268 
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Street), which is approximately 7 miles away.  The projected impact of the application 
on collection services is minimal.  
 
Parks 
 
The nearest park to Application No. 13 is the is Navy Wells Pineland Preserve, a 
Natural Areas Preserve of 251 acres, which is located at SW 360 Street and SW 192 
Avenue, less than 1 mile south of the application site. 
 
The application is located within Park Benefit District 3 (PBD 3), which has a surplus 
capacity of 169.18 acres when measured by the county concurrency level-of-services 
standard. The impact of the application will increase the potential population in PBD 3 
by 304.  Approval of this application would decrease available reserve capacity by 0.83 
acres to 168.35 acres. 
 
Public Schools 
 
Students generated by this application will attend those schools identified in the 
following table.  This table also identifies the school’s enrollment as of October 2005, 
the school’s Florida Inventory of School Houses (FISH) Design Capacity, which includes 
permanent and relocatable student stations, and the school’s FISH utilization 
percentage.  Pursuant to the state-mandated Interlocal Agreement for Public School 
Facility Planning, between Miami-Dade County and the Miami-Dade County School 
Board, the school board and development community are required to collaborate where 
proposed development would result in an increase in the schools’ FISH % utilization in 
excess of 115%. 
 
 

2005 Enrollment* % FISH Utilization 
School 

Current With 
Application 

FISH 
Capacity** Current With 

Application 

Florida City 
Elementary 757 777 864 88% 90% 

Homestead 
Middle 1,206 1,215 1,006 120% 121% 

Homestead 
Senior High 2,909 2,912 3,072 94% 95% 

Enrollment as of:  October 15, 2005 
 
 
This application, if approved, will increase the potential student population by an 
additional 42 students.  Approximately 20 of these additional students are elementary 
students and will attend the Florida City Elementary, increasing the FISH utilization from 
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88% to 90%.  Approximately 9 students will attend Homestead Middle, increasing the 
FISH utilization from 120% to 121%, and approximately 13 students will attend 
Homestead Senior High, increasing the FISH utilization from 94% to 95%. Therefore, 
Homestead Middle currently exceeds, and with approval of this application will further 
exceed, the 115% FISH design capacity threshold set by the Interlocal Agreement. 
 
The following table outlines those relief schools that are currently being planned, 
designed, or constructed. 
 

School Student Stations Scheduled 
Opening 

State School SS-1 (Redland/Homestead 
Middle Schools relief) 1,662 2007 

State School TTT (Homestead Senior 
High Schools relief)  2,858 2009 

 
No additional relief schools are currently proposed in the 5-year Capital Plan, 2005-
2009, dated April 2005. 
 
Roadways 
 
Existing Conditions 
 
Primary access to the Application site is from SW 192 Avenue via SW 344 Street (SR 
9336/W Palm Drive), a two-lane arterial between SW 192 and SW 182 Avenues and a 
four-lane divided arterial from SW 182 Avenue to US 1.  SW 344 Street connects to SW 
177 Avenue (SR 997/Krome Avenue), US 1 (SR 5/South Dixie Highway), and the 
Homestead Extension of the Florida Turnpike (HEFT/SR 821) to the east, which provide 
access to other portions of the county.  Access to the HEFT is provided by interchanges 
north of SW 344 Street and at SW 312 Street. 
 
Current traffic conditions on SW 344 Street, Krome Avenue, US 1, and the HEFT in the 
vicinity of the application site are acceptable.  SW 344 Street from the Everglades 
National Park to SW 182 Avenue and between SW 182 Avenue and US-1 are operating 
acceptable Level of Service (LOS) C or better, above the adopted LOS D standard 
applicable to this roadway. Krome Avenue between SW 320 Street and US 1, the HEFT 
from SW 312 Street to US 1, and US 1 between SW 304 Street and SW 344 Street, are 
also operating at LOS C or better, above the adopted LOS D and E+20% standards 
applicable to these roadway segments.  The “Traffic Impact Analysis” Table, below, 
shows the LOS for all roadways within the general vicinity of the application site.  
 
The LOS is represented by one of the letters “A” through “F”, with “A” generally 
representing the most favorable driving conditions and “F” representing the least 
favorable. 
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CDMP Amendment Application No. 13 
Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 

Sta. 
Num. 

 
Roadway 

 
Location/Link 

Num. 
Lanes

Adopted
LOS 
Std.* 

Peak 
Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved
D.O’s 
Trips 

Conc. 
LOS w/o 
Amend.

Amendment
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

84 SW 344 St. (SR 
936) SW 192 Ave to 182 Ave 2 D 1460 859 B 341 B 54 1254 C 

131 SW 177Ave/Krome 
Ave (SR 997) SW 344 St to SW 320 St 2 D 1460 838 C N/A C 7 845 C 

518 SW 177Ave/Krome 
Ave (SR 997) US 1 to SW 344 St 2 D 1520 183 B 228 B 7 418 B 

544 US 1 (SR 5) SW 344 St to SW 304 St 4 E+20% 4100 1931 B 77 B 33 2041 B 
2262 HEFT US 1 to SW 312 St 4 D 6760 1054 A 30 A 14 1098 A 

2548 SW 344 St. (SR 
936) SW 182 Ave to US 1 4 D 3110 1726 C N/A C 47 1773 C 

151 Ingraham Highway Everglades National Park 
to SW 192 Ave 6 D 1530 195 A 2 A 4 201 A 

Source: Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, July 2006. 
 Notes: *County adopted roadway level of service standard applicable to the roadway segment 
 DV= Divided Roadway, UD= Undivided Roadway, LA Limited Access 
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Traffic Concurrency Evaluation 
 
An evaluation of peak-period traffic concurrency conditions without the application’s 
impact, as of June 22, 2006, which considers reserved trips from approved 
developments not yet constructed and any programmed roadway capacity 
improvements, predicts that SW 344 Street, SW 177 Avenue, US 1, and the HEFT in 
the vicinity of the application site will continue to operate at LOS C or better, above their 
adopted LOS D and E+20% standards.    
 
Application Impact 
 
The “Estimated Peak Hour Trip Generation” Table, below, identifies the estimated 
number of PM peak-hour trips expected to be generated by the potential development 
that could occur under the requested CDMP land use designation of “Low-Medium 
Density Residential (6 to 13 DUs/Acre) and compares them to the number of trips that 
would be generated by the potential development that could occur under the current 
CDMP land use designation of “Estate Density Residential” (2.5 to 6 DUs/Acre).  The 
estimated trip difference between the requested and current CDMP land use 
designations is an additional 44 PM peak-hour trips, if the application site were to be 
developed with residential use at a density of 13 dwelling units per gross acre.  The 
subject property is currently improved with one single-family home and assumed to 
generate 2 PM peak-hour trips; thus, the estimated trip difference between the 
requested CDMP Land Use designation and the existing use is approximately 72 more 
PM peak-hour trips. 
 
An evaluation of peak-period traffic concurrency conditions with the application’s impact, 
which considers reserved trips from approved development not yet constructed plus the 
trips to be generated by the requested land use, predicts that the concurrency LOS of 
SW 344 Street, SW 177 Avenue, US 1, and the HEFT in the vicinity of the application 
site will continue to operate at LOS C or better, above their adopted LOS D and E+20% 
standards. 
 

Estimated Peak Hour Trip Generation 
By Current CDMP and Requested Use Designations 

Application  
Number 

Assumed Use For Current 
CDMP Designation/ 

Estimated No. Of Trips 

Assumed Use For 
Requested CDMP 

Designation/ Estimated  
No. Of Trips 

Estimated Trip 
Difference  

Between Current and 
Requested CDMP 

Land Use Designation 

13 
  

Estate Density Residential 
(1 to 2.5 DUs/Acre) 

24 Single Family Detached 
Units  

  
 

30  

Low-Medium Density 
Residential 

(6 to 13 DUs/Acre) 
128 Single Family 

Attached Units  
  

74 

  
  
  
  
  
 
 

+44 
  

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003. 



April 2006 Cycle  Application No. 13 13-12

 
Future Conditions 
 
The roadway capacity improvements for the roadways within the general vicinity of this 
application site listed in the County’s 2007 Transportation Improvement Program (TIP) 
are: Krome Avenue, US-1, and SW 328 Street. The “Programmed Road Capacity 
Improvements” table below identifies these roadway capacity improvements.  

 
 

Programmed Road Capacity Improvements 
Fiscal Years 2006-2011 

Roadway From To Type of Improvement Fiscal Year 
SR 997/Krome Avenue SR 5/US-1 SW 328 Street Add lanes and Reconstruct 2009 - 2010 
SR 5/US-1 Card Sound Road SR 821/HEFT Add Auxiliary lane 2008 - 2009 
SW 328 Street  US-1 SW 162 Avenue Widen to 4 Lanes *Prior funding 
SW 328 Street  SW 162 Avenue SW 137 Avenue Widen to 4 Lanes *Prior funding 

Source: Miami-Dade Transportation Improvement Program 2006-2011, Metropolitan Planning Organization, June 
2007 

Notes:   * Prior funded projects are to be constructed through a joint venture with the City of Homestead  
 
According to the Miami-Dade Transportation Plan to the Year 2030, the following 
roadway capacity improvement projects are planned for fiscal years 2005-2015 for SW 
312, SW 320, and SW 328 Streets, as described in the table below.   
 
 

Planned Roadway Capacity Improvements 
Fiscal Years 2005- 2015 

Roadway From To Type of Improvement Priority 

SW 312 Street SW 176 Avenue SR 821/HEFT Widen to 5 Lanes I 
SW 320 Street SW 187 Avenue US-1/S Dixie Highway Widen to 3 Lanes I 
SW 328 Street US-1/S Dixie Highway SW 162 Avenue Widen to 4 Lanes I 
     
SR 997/Krome 
Avenue 

US-1/S Dixie Highway SW 296 Street Truck by-pass/Widen 2 
to 4 Lanes 

II 

Source:   Miami-Dade Transportation Plan to the Year 2030, Metropolitan Planning Organization, December 2004
Notes:      Priority I – Project improvement to be funded by 2009 
                Priority II – Project improvement to be funded between 2010-2015 
                 
 

 
 
The table below shows the roadways serving and proximate to the application site 
projected to operate at LOS F in the year 2015.  US 1, between SW 340 Street and SW 
344 Street, is projected to operate at LOS F (1.12), and SW 162 Avenue, between SW 
312 Street and SW 320 Street, is projected to operate at LOS F (1.15). These roadways 
are projected to operate at LOS F with and without the application impacts. 
 



April 2006 Cycle  Application No. 13 13-13

Source:  Metropolitan Planning Organization, July 2006. 
 
The applicant’s transportation consultant, Cathy Sweetapple & Associates, submitted a 
Transportation Analysis report for Applications 13, 14 and 15.  Miami-Dade County 
Department of Planning and Zoning staff reviewed the report and agreed with the 
conclusions regarding Application 13.  All traffic count stations on roadways adjacent to 
the application site were found to operate and projected to operate at acceptable levels 
of service during PM peak-hour. Available capacity and acceptable levels of service are 
maintained for the adjacent traffic count stations and the roadway segments, meeting 
the traffic concurrency standards for roadways adopted in the county’s Comprehensive 
Development Master Plan.  (See Appendix D: Applicant’s Traffic Study.) 
 
Transit Availability 
 
Currently there are no existing transit routes that serve the application site. The routes 
nearest to the site are Route 344 and Route 70, with the closest bus stop located at SW 
187 Avenue and SW 344 Street (approximately 0.9 miles from the site). According to 
the 2006 Transit Development Program The Florida City/ Medley MAX is a proposed 
route that will introduce peak hour express service between the Florida City/Homestead 
area and Medley. 
 
Other Planning Considerations 
 
The CDMP promotes land use intensification and increased densities, which support 
transit ridership and pedestrianism, on properties located within ¼ mile of a standard or 
express bus stop served by peak period headways of 20 or fewer minutes. The 
requested redesignation to “Low-Medium Density Residential”, although providing for 
intensification of the site, is not supportive of transit ridership and pedestrianism due to 
the site’s proximity (approximately 0.9 mile) to the nearest bus stop. 
 
Florida City in 2005 passed City Resolution 05-35 showing its intent to annex lands 
west and south of the City, including the application site. Filing of the actual annexation 
application has, however, been postponed pending Miami-Dade County Board of 
Commissioners final actions on Mitigation Adjustment Policy and on Incorporation and 
Annexation reports.  
 
No covenant was submitted for this application as of July 28, 2006. 
 
 
 

2015 Volume to capacity (V/C) Ratios 
Roadway Segments Projected to Deteriorate to LOS F 

Volume-to-Capacity Ratio  Roadway Segment 
Without App. 13 With App. 13 

US 1, between SW 341 and SW 344 Streets 1.11 1.12 

SW 162 Avenue, between SW 312 and SW 320 Streets 1.15 1.15 
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STAFF CONCLUSIONS 
 
The Department of Planning and Zoning recommends: DENY, DO NOT TRANSMIT, 
the proposed Land Use Plan (LUP) map standard amendment to change land use 
designation from “Estate Density Residential Communities” (1 to 2.5 units per gross 
acre) to “Low-Medium Density Residential Communities” (6 to 13 dwelling units per 
gross acre) based on the following considerations: 
 
1. Approval of the “Low-Medium Density Residential” (6 to 13 DU/Ac) category as 

requested for the subject property by the applicant would be incompatible with 
the existing development patterns of the area.  The northern boundary of the 
application site abuts a County owned Natural Forest Community (NFC) site, 
north of which are estate density homes (1 to 2.5 units per gross acre). To the 
immediate west are agricultural lands, beyond which is the UDB, and south is a 
vacant lot. South of the vacant lot are fallow land beyond which are estate 
density homes. Except for the NFC site that is designated “Environmentally 
Protected Parks”, the County’s LUP map designates the area west of SW 192 
Avenue extending to the UDB, including the application site, as “Estate Density 
Residential”, and the area east as “Low Density Residential.” Within this “Low 
Density Residential” area are vacant lands east of the application site, and the 
multifamily Cameron Creek Rental Apartments located south east of the 
application.  

 
2. Since the City of Florida City has not amended its Future Land Use Plan Map, as 

required by Section 171.062 (2), Florida Statutes, to officially designate land 
uses in the area annexed in 1996, the entire area retains the Miami-Dade County 
CDMP 2015-2025 Land Use Plan (LUP) map designation of “Low Density 
Residential.” The densities promoted by the City of Florida City such as the 
Cameron Creek development provides insufficient and premature basis for 
amending the County’s LUP map. 

 
3. The redesignation of the application site to “Low-Medium Density Residential” (6 

to 13 DU/Ac) would nominally add to the residential land capacity of the analysis 
area, which is projected to be depleted by the year 2017. 

 
4. In general, adequate public facilities and services exist for the application site 

with the exception of the water and sewer distribution networks that will require 
significant upgrade to adequately serve the application site. 
 
No transit service is provided within ½ mile of this site. According to the 2006 
Transit Development Program, the Florida City/ Medley MAX is a proposed route 
that will introduce peak hour express service between Florida City/Homestead 
areas to Medley by 2011. 

 
5. The CDMP promotes land use intensification and increased densities, which 

support transit ridership on properties located within ¼ mile of a bus stop. The 
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requested redesignation to “Low-Medium Density Residential”, although 
providing for intensification of the site, is not supportive of transit ridership and 
pedestrianism due to the site’s proximity (approximately 0.9 mile) to the nearest 
bus stop. 
 

6. The application site does not impact any historic resources but does impact 
environmental resources such as specimen-sized trees, a County-owned Natural 
Forest Community (NFC) site, and is required to provide for on-site 
retention/detention of the runoff generated by a 5-year storm event. The 
application lies within the potential smoke dispersion corridor generated by the 
prescribed burning operations generated at the NFC site. Additionally, the 
development criteria and the level of on-site flood protection may change if 
ground water stages are increased as a result of the implementation of the 
Comprehensive Everglades Restoration Plan. 

 
Consistency Review With CDMP Goals, Objectives, Policies, and Concepts 
  
The following CDMP Goals, Objectives, Policies, and Concepts will be furthered should 
the application be adopted: 

• LU-8F: (UDB) should contain residential capacity for 10 years after (EAR) plus 5-
year surplus. 

• OBJECTIVE LU-5: Activities consistent with the adopted Population Projections, 
and Land Use Plan (LUP) map. 

 
The following CDMP Goals, Objectives, Policies, and Concepts will be impeded should 
the application be adopted: 

• LU-3B: Natural resources and systems protected from incompatible land use. 
• LU-4C: Neighborhoods protected from disruption or degradation. 
• LU-8A: Accommodate residential development in suitable locations and densities 
• LU-8E (iii):  Compatible with abutting and nearby land uses and protect the 

character of established neighborhoods. 
• LU-10A:  Redirect higher density towards activity centers. 
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SCHOOL IMPACT REVIEW ANALYSIS 
July 5, 2006 

 
 
APPLICATION: No. 13, Tagoror Investments, LLC 
  
REQUEST: Change Land Use from Estate Density Residential (1 to 2.5 

DU/acre) to Low-Medium Density Residential (6 to 13 DU/acre) 
 
ACRES: + 9.89 acres 
 
LOCATION: Approximately North side of theoretical SW 338 Street between 

theoretical SW 194 and SW 192 Avenue 
 
MSA/ 
MULTIPLIER: 7.6 / .40 Single-Family (SF) Detached and .41 Single-Family (SF) 

Attached 
 
  
NUMBER OF  Proposed Land Use Existing Land Use 
UNITS: 104 additional units 128 SF Attached 24 SF Detached 
  
ESTIMATED STUDENT 
POPULATION: 42 52 students 10 students 
  
ELEMENTARY: 20 
 
MIDDLE:  9 
 
SENIOR HIGH: 13 
 
SCHOOLS SERVING AREA OF APPLICATION 
 
ELEMENTARY: Florida City Elementary – 364 NW 6 Avenue 
 
MIDDLE: Homestead Middle – 658 NW 2 Avenue 
 
SENIOR: Homestead Senior High – 2351 SE 12 Avenue 
 
All schools are located in Regional Center VI. 
 
*Based on Census 2000 information provided by Miami-Dade County Department of Planning 
and Zoning. 



The following population and facility capacity data are as reported by the Office of 
Information Technology, as of October 2005: 
 

STUDENT 
POPULATION

FISH DESIGN 
CAPACITY 

PERMANENT

% UTILIZATION 
FISH DESIGN 

CAPACITY 
PERMANENT

NUMBER OF 
PORTABLE 
STUDENT 
STATIONS

% UTILIZATION FISH 
DESIGN CAPACITY 
PERMANENT AND 

RELCOATABLE
CUMULATIVE 
STUDENTS**

757 106% 88%

777 * 109% 90%

1,206 142% 120%

1,215 * 143% 121%

2,896 97% 94%

2,909 * 98% 95%

Florida City 
Elementary 716

Homestead 
Senior High

Homestead 
Middle 848

2,977 3,82295

1,248

1,006148

158

 
*Student population increase as a result of the proposed development 
**Estimated number of students (cumulative) based on zoning/land use log (2001- present) and 
assuming all approved developments are built; also assumes none of the prior cumulative 
students are figured in current population. 
Notes: 

1) Figures above reflect the impact of the class size amendment. 
2) Pursuant to the Interlocal Agreement, Homestead Middle School meets the review 

threshold. 
 
PLANNED RELIEF SCHOOLS IN THE AREA 
(Information included in proposed 5-Year Capital Plan, 2005-2009, dated April 2005) 
 
Projects in Planning, Design or Construction 
School Status Projected Occupancy Date
State School SS-1 Construction School Opening 2007 
(Redland / Homestead Middle Schools 
 relief) 
(1,662 student stations) 
 
State School TTT Planning School Opening 2009 
(Homestead Senior High School relief) 
(2,858 student stations) 
 
Proposed Relief Schools    
School  Funding year 
N/A 
 
Estimated Permanent Elementary Seats (Current and Proposed in 5-Year Plan)  716 
Estimated Permanent Middle Seats (Current and Proposed in 5-Year Plan) 2,510 
Estimated Permanent Senior High Seats (Current and Proposed in 5-Year Plan) 5,835 
 
Note: Some of the proposed schools will add relief to more than one school and new seats will 
be assigned based on projected need. 
 
 
 



OPERATING COSTS: Accounting to Financial Affairs, the average cost for K-12 grade students 
amounts to $6,549 per student. The total annual operating cost for additional students residing 
in this development, if approved, would total $275,058. 
 
CAPITAL COSTS: Based on the State’s July 2006 student station cost factors*, capital costs for 
the estimated additional students to be generated by the proposed development are: 
 

ELEMENTARY

MIDDLE 9 x 19,528 = $175,752

SENIOR HIGH

$175,752Total Potential Capital Cost

Does not meet review threshold

Does not meet review threshold

 
 

*Based on Information provided by the Florida Department of Education, Office of Educational 
Facilities Budgeting. Cost per student station does not include land cost. 
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101 North Gordon Road, Fort Lauderdale, Florida  33301 
954-463-8878 office  954-525-4303 fax  Email: csweet@bellsouth.net 



 
  
 



CDMP Amendment Application Numbers 13, 14, 15           CDMP Amendment Application Transportation Analysis 
April 2006 Cycle                                                                                 August 2006 

 
1 

C A T H Y  S W E E T A P P L E  &  A S S O C I A T E S  
T R A N S P O R T A T I O N  A N D  M O B I L I T Y  P L A N N I N G  

 
 

Application Numbers 13, 14, 15 
CDMP Amendment Application Transportation Analysis 

 
 
Introduction and Site Location 
 
Three separate land use plan amendment applications were submitted to Miami-Dade County for three separate parcels 
of land located west of Florida City within unincorporated Miami-Dade County, identified herein as Application Numbers 
13, 14 and 15.  Application Numbers 13 and 14 are located on the north side of SW 344 Street, to the west of SW 192 
Avenue.  Application Number 15 is located on the south side of SW 344 Street, to the east of SW 192 Avenue.  The 
location of each of the three amendment sites are identified on Figure 1.  The approved and proposed land use 
designations for each of the three applications, along with the corresponding approved and proposed dwelling units are 
summarized in Table 1A below. 
 

Table 1A – Summary Information for Applications 13, 14 and 15 
Application 

Number 
Applicant Property 

Acreage 
Approved  
Land Use 

Approved  
Density 

Proposed  
Land Use 

Proposed  
Density 

13 Tagoror Investments, 
LLC 

9.89 acres Estate Density 
Residential 

1 to 2.5 du/acre 
24 du maximum 

Low Medium 
Density Residential 

6 to 13 du/acre 
128 du maximum 

14 Q2 Florida City I, LLC 
Q2 Florida City II, LLC 
Q2 Florida City III, LLC 
Q2 Florida City IV, LLC 

119.7 acres Estate Density 
Residential 

1 to 2.5 du/acre 
299 du maximum 

Low Medium 
Density Residential 

6 to 13 du/acre 
1556 du max 

15 Q2 Kings Mountain 
485, LLC 

20.76 acres Low Density 
Residential 

2.5 to 6 du/acre 
124 du maximum 

Low Medium 
Density Residential 

6 to 13 du/acre 
269 du maximum 

   Total 447 du Total 1,953 du 
 
Transportation Analysis and Study Area 
 
A Transportation Analysis has been prepared to examine the traffic impacts resulting from the proposed land use 
changes, comparing the transportation conditions with the amendments, to that which would have occurred under the 
current allowable land use designations for each of the amendment sites.  The analysis examines the adequacy of the 
transportation infrastructure within the five year and ten year planning horizons, and specifically addresses traffic 
concurrency pursuant to the Miami-Dade County Concurrency Management System, and the Year 2015 transportation 
impacts upon the surrounding roadway network.   
 
This Transportation Analysis examines the arterial and collector roadway network serving the amendment sites, extending 
from SW 296 Street on the north, SW 167 Avenue on the east, SW 352 Street on the south (inclusive of Card Sound Road 
and US-1) and SW 197 Avenue on the west.   
 
Allowable Development under the Existing and Proposed Land Use  
 
The allowable land development scenarios for Application Numbers 13, 14 and 15 are summarized in Table 1A above.   
The allowable land use collectively (among all three applications) permits 447 dwelling units, which generates 341 AM 
peak hour trips and 447 PM peak hour trips as outlined in Table 1B below, and as calculated using the trip generation 
rates and equations from ITE 7th Edition under Land Use Code 210 for single-family homes.  Detailed trip generation 
calculations for the allowable land use for each application is provided in the attached Tables 2A, 2B and 2C.    
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The proposed land use designations collectively (among all three applications) permit a maximum of 1,953 multi-family 
residential dwelling units accommodating an attached townhome product.  The maximum allowable dwelling units are 
based upon 13 dwelling units per acre for low medium density residential.  Under this maximum scenario (which has been 
analyzed pursuant to state guidelines), the units (collectively) would generate 641 AM peak hour trips and 780 PM peak 
hour trips using the trip generation rates and equations from ITE 7th Edition under Land Use Code 230 for multi-family 
townhomes as outlined in Table 1B below.  
 
Compared to the existing land use designations for the three amendment sites, the net new traffic impact with the 
proposed land use change would equate to 300 AM peak hour trips and 333 PM peak hour trips as outlined in Table 1B 
below.  Detailed trip generation calculations are provided in the attached Tables 2A, 2B and 2C for Application Numbers 
13, 14 and 15.   
   

Table 1B - Summary of the Trips from Allowable Development under the Existing and Proposed Land Use 
 Existing Land Use – 447 DU Proposed Land Use – 1,953 DU Net New – 1,506 DU 

Application 
Number 

AM Peak  
Hour Trips 

PM Peak  
Hour Trips 

AM Peak  
Hour Trips 

PM Peak  
Hour Trips 

AM Peak 
Hour Trips 

PM Peak 
Hour Trips 

13 26 30 63 74 37 44 

14 219 287 464 571 245 284 

15 96 130 114 135 18 5 

Total 341 AM Trips 447 PM Trips 641 AM Trips 780 PM Trips 300 AM Trips 333 PM Trips 

 
Transportation Analysis for the Increase in Site Related Traffic 
 
Based upon the trip generation material provided in Table 1B above, there will be an increase in site related traffic 
resulting from the proposed land use change for each of the three amendment sites.  This increase in site related traffic 
has therefore been evaluated on three separate levels to ensure that adopted levels of service can be maintained with the 
impacts of the proposed amendment site.  
 

• The site related traffic has been evaluated for traffic concurrency following the guidelines from Miami-Dade 
County, using updated year 2004 traffic counts for the surrounding County and State count stations, committed 
development information from the Miami-Dade County concurrency database and the peak hour period trips from 
the proposed amendment site.   

 
• An existing conditions network analysis has been prepared for the study area roadways surrounding the 

amendment site using updated year 2004 or 2005 traffic counts for the surrounding County and State count 
stations. 

 
• A Year 2015 network analysis has been prepared for the study area roadways surrounding the amendment site 

to reflect the long term planning horizon, incorporating the funded transportation improvements from adopted TIP 
2007, and the Priority I and Priority II planned transportation improvements from the Year 2030 long range 
transportation plan.  
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Regional Roadway Network Serving the Amendment Site 
 
The roadway network serving the amendment site is illustrated in the enclosed Figure 1.  Primary access to Applications 
13, 14 and 15 is provided off of SW 344 Street, extending approximately 1.5 miles west from US-1 to SW 192 Avenue.   
SW 344 Street is classified as a State Minor Arterial from US-1 to SW 192 Avenue, and as a County Collector extending to 
the west.  SW 344 Street exists today as a 4 lane divided roadway from SW 137 Avenue (on the east) to SW 182 Avenue 
(on the west), narrowing to a 2 lane undivided roadway west of SW 182 Avenue.  SW 192 Avenue is classified as a State 
Minor Arterial south of SW 344 Street, and a County Collector extending to the north.  The supporting transportation 
infrastructure either already exists or is under development as outlined below. 
 

• On-Site Subdivision Roadways - Improvements to section-line roadways (SW 344 Street) and half section-line 
roadways (SW 192 Avenue) adjacent to the amendment sites will be developed concurrent with site 
development (pursuant to County Code requirements).  

 
• Programmed (Funded) Off-Site Transportation Improvements – Programmed improvements from the 

adopted TIP 2007 will result in improvements to off-site section-line roadways or to transit corridors in the study 
area as identified in Table 3A and in Figure 2A.   These funded transportation improvements include several 
roadways in the immediate study area as highlighted below: 

 
o SW 177 Avenue from US-1 to Lucy Street  - 4 lane divided roadway 
o SW 328 Street from US-1 to SW 137 Avenue – 4 lane divided roadway 
o Card Sound Road from County line to US-1 – Improved 2 lane roadway 
o US-1 from County Line to Card Sound Road – Improved 2 lane roadway 
o US-1 from Card Sound Road to HEFT – Third NB lane as an auxiliary lane to the HEFT 
o Busway Extension to Florida City by 2007 – Premium transit access to the Amendment Study Area 

 
• Planned (Priority I and II) Off-Site Transportation Improvements – Planned transportation improvements 

from Priority I and II of the 2030 Long Range Transportation Plan have been established as the cost feasible 
transportation infrastructure that will be in place by the Year 2015.  The Planned transportation improvements in 
the study area are identified in Table 3B and in Figure 2B, with the Priority I improvements illustrated again in 
Figure 2E and the Priority II improvements illustrated in again in Figure 2F.   These planned improvements 
include several roadways in the immediate study area as highlighted below: 

 
Priority I: 
o US-1 from County Line to Card Sound Road – Improved 2 lane roadway, add wide shoulders [in TIP] 
o US-1 from Card Sound Road to HEFT – Construct auxiliary lanes to the HEFT [in TIP] 
o SW 320 Street from SW 187 Avenue to US-1 – Widen to 3 lanes 
o SW 312 Street from SW 187 Avenue to SW 177 Avenue – Widen to 5 lanes [in TIP for Engineering] 
o SW 312 Street from SW 152 Avenue to SW 137 Avenue – Widen to 4 lanes [Completed] 
o SW 328 Street from US-1 to SW 152 Avenue – Widen to 4 lanes [in TIP] 
o Busway Extension to Florida City by 2007 – Premium transit access to the Amendment Study Area [in TIP] 

 
Priority II: 
o SW 177 Avenue from US-1 to SW 296 Street  - Widen to 4 lanes [in TIP with modifications] 

 
• Transit Access - The amendment sites are located within 1.5 miles of the Premium Transit Busway Corridor 

which is programmed for completion in 2007.  This transit corridor provides a convenient and direct connection to 
the Miami-Dade County premium transit system providing extensive transit access system-wide and county-
wide.  The attached Figure 2C illustrates the Busway Corridor and the funded park and ride transit terminal 
located at SW 344 Street at the terminus of the Busway corridor.  Figure 2D illustrates the Miami-Dade Transit 
Service making connections to the Busway Corridor and reaching out to the neighborhoods located to the east 
and west of the Busway. 



PROGRAMMED TRANSPORTATION IMPROVEMENTS (FY 2007-2011) MIAMI-DADE COUNTY MPO

TIP 2007 TIP 2007  TIP 2007 TIP 2007 TIP 2007 Figure
No. Page No. Location Improvement Project Phase Project Costs Year Funded Ref. No.

DT2493561 Section A1 SR 5/US-1 Flexible Pavement Reconstruction Design Build/Construction $41,624,000 Prior Funding
2493561 Page 2 From North of MM 113 to MM 117 3.788 miles Design Build Construction $2,000,000 2009-2010 Not Mapped

DT2496143 Section A1 SR 997/Krome Avenue Add Through Lanes Preliminary Engineering $1,450,000 2007-2008
2496143 Page 5 From Kendall Drive to SW 8 Street 4.999 miles Right-of-Way $16,323,000 2008-2009

Railroad $100,000 2008 Not Mapped

DT2496144 Section A1 SR997/Krome Avenue PD&E/EMO Study PD&E $75,000 2007-2008
2496144 Page 5 From SW 296 Street to SW 136 Street Preliminary Engineering $900,000 2010-2011 #1

DT2496145 Section A1 SR997/Krome Avenue Add turn lanes and shoulders, extend left Prior Years Funding $6,263,000 2005/2006
2496145 Page 5 SW 288 St, SW 216 St, SW 200 St, SW 184 St turn lane storage, add new signals, lighting INC $200,000 2008 Not Mapped

DT2496146 Section A1 SR997/Krome Avenue Provide dual SB to EB Left turn lanes PD&E $11,349 2006
2496146 Page 97-TIP 2006 At SR 93/Kendall Drive Add Exclusive WB Left Construction $532,364 2006 Not Mapped

DT2496152 Section A1 SR997/Krome Avenue Add Lanes and Reconstruct Preliminary Engineering $450,000 2007-2009
2496152 Page 6 From SW 8 Street to US 27 14.275 Miles Design Build $81,415,000 2008-2009

INC $2,000,000 2011 Not Mapped

DT2496154 Section A1 SR997/Krome Avenue Environmental Action  
2496154 Page 6 From SW 8 Street to US 27 14.275 Miles Environmental $9,074,411 2007 Not Mapped

DT2498561 Section A1 SR 5/US-1 Flexible Pavement Reconstruction Preliminary Engineering $1,425,000 Prior Funding
2498561 Page 10 From MM 4.167 S-18 to MM 8.750 4.583 miles Construction $31,700,000 2007-2008 Not Mapped

DT2498562 Section A1 SR 5/US-1 Flexible Pavement Reconstruction Construction $58,414,000 2010-2011 #2
2498562 Page 10 From S. of S-18 MP 8.7 to Card Sound Rd MP 13.87 5.121 miles  

DT4055751 Section A1 SR997/Krome Avenue Flexible Pavement Construction Right-of-Way $5,902,000 2008 #3
4055751 Page 33 From US-1 to SW 296 Street  

DT4055753 Section A1 SR997/Krome Avenue Add Lanes and Reconstruct Construction $15,570,000 2010 #4
4055753 Page 34 From US-1 to SW 328/Lucy Street  

DT4106251 Section A1 SR 5/US-1/South Dixie Highway Resurfacing Construction $17,545,000 2009-2011 #5
4106251 Page 54 From SW 304 Street to S. of SW 284 Street 1.637 miles  

DT4106252 Section A1 SR 5/US-1/South Dixie Highway Resurfacing Construction $13,830,000 2010-2011
4106252 Page 55 From S. of SW 284 Street to N. of SW 266 Street 1.623 miles  Not Mapped

DT4164731 Section A1 SR 5/US-1 Auxiliary PD&E/EMO Study Preliminary Engineering $300,000 2006-2007 #6
4164731 Page 80 From Card Sound Road to SR 821 / HEFT Construct Auxiliary lanes Construction $3,075,000 2008-2010

DT4204571 Section A1 Busway at SW 344 Street Park and Ride Lot Capital $600,000 2006-2007 #7
4204571 Page 148 Park and Ride Lot  

DT4204581 Section A1 Busway at SW 344 Street Park and Ride Lot Capital $2,322,000 2006-2007 #7
4204581 Page 149 Park and Ride Lot  

DT4175441 Section A2 Homestead Toll Plaza Express Lanes Construction $46,364,000 2008-2009  

4175441 Page 3 Express Lanes  Not Mapped

TP4060961 Section A2 SR 821/HEFT Add lanes and reconstruct. Construction $190,551,000 2008
4060961 Page 1 From South of SW 117 Ave to South of Kendall Dr Widen HEFT from 10 to 12 lanes Railroad $3,000,000 2008 Not Mapped

TP4150511 Section A2 SR 821/HEFT Add lanes and reconstruct.  
4150511 Page 2 From Kendall Drive to SR 836 Widen HEFT from 6 to 8 lanes Preliminary Engineering $20,305,000 2007 Not Mapped

TP4154871 Section A2 SR 821/HEFT Add lanes and reconstruct.  
4154871 Page 3 From North of Eureka Dr to North of SW 117 Ave Widen HEFT from 8 to 12 lanes Preliminary Engineering $4,341,000 2008 Not Mapped

TP4154881 Section A2 SR 821/HEFT Add lanes and reconstruct.  Widen HEFT  
4154881 Page 3 From SW 216 St to North of Eureka Dr from 6 to 8 lanes and from 8 to 10 lanes Preliminary Engineering $2,923,000 2008 Not Mapped

PW0000148 Section A5 SW 152 Avenue Widen to 4 lanes Preliminary Engineering $500,000 2007-2008
0000148 Page 75 From US-1 to SW 312 Street Construction $11,800,000 2007-2010 Not Mapped

PW671605 Section A5 SW 328 Street Widen to 4 lanes Preliminary Engineering $370,000 Prior Funding #8
671605 Page 78 From US-1 to SW 162 Avenue Construction $6,630,000 Prior Funding

PW671617 Section A5 SW 328 Street Widen to 4 lanes Construction $6,000,000 Prior Funding #9
671617 Page 79 From SW 162 Avenue to SW 152 Avenue  

PW000515 Section A5 SW 328 Street Widen to 4 lanes Preliminary Engineering $500,000 Prior Funding
000515 Page 79 From 152 Avenue to SW 137 Avenue Construction $7,000,000 Prior Funding Not Mapped

PW20050032 Section A7 Card Sound Road Improve existing 2 lanes Construction $4,000,000 Underway #10
20050032 Page 80 From Monroe/Miami-Dade County Line to US-1 Add wide shoulders

PW20040343 Section A7 SW 137 Avenue Two continuous lanes Preliminary Engineering $1,790,000 2007-2008
20040343 Page 14 From US-1 to SW 200 Street Construction $10,000,000 2009-2010 Not Mapped

PW20040344 Section A7 SW 137 Avenue Widen from 2 lanes to 4 lanes Preliminary Engineering $745,000 2007-2008
20040344 Page 15 From HEFT to US-1 Construction $8,125,000 2008-2010 Not Mapped

PW20040342 Section A7 SW 312 Street Widen to 5 lanes Preliminary Engineering $443,000 2009-2010 #11
20040342 Page 15 From SW 187 Avenue to SW 177 Avenue  

TA0000006 Section A11 South Dade Metrorail Extension Feasibility Study for 21 mile Planning $1,500,000 2007-2009 #12
0000006 Page 2 - TIP 2006 From Dadeland South Metro-rail Station to SW 220 St Metro-rail Extension   

TA0000037 Section A11 South Dade Busway Busway Extension Construction Underway $85,480,000 Prior Funding #13
0000037 Page 2 - TIP 2006 Extend the Busway Corridor to Florida City   

Source: TIP 2007 - FY 2007-2011 Transportation Improvement Program, Metropolitan Planning Organization for the Miami Urbanized Area, adopted May 25, 2006.

TABLE 3A
CDMP AMENDMENT APPLICATION TRANSPORTATION ANALYSIS

APPLICATION NUMBERS 13, 14, 15

 CDMP Amendment  Application Transportation Analysis
Application Numbers 13, 14, 15

July 2006
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Project Trip Assignment 
 
The project traffic assignment to the surrounding study area roadways has been established pursuant to the Miami-Dade 
County Cardinal Distribution for Project Zone 1442 for Applications 13 and 14 and Project Zone 1436 for Application 15 
(see Figure 3A), using the adjacent street roadway network and the land use characteristics in the vicinity of the project 
site.  The cardinal distributions for both project zones have been obtained from the 2005 Cost Feasible Plan from the 2030 
Long Range Transportation Plan.  The attached Figure 3B identifies the cardinal distribution for Zone 1436, and the 
attached Figure 3C identifies the corresponding traffic assignment based upon the cardinal directions for Application 15.  
The attached Figure 3D identifies the cardinal distribution for Zone 1442, and the attached Figure 3E identifies the 
corresponding traffic assignment based upon the cardinal directions for Applications 13 and 14.  The assignment and 
distribution of project traffic on the adjacent roadway network reflects the general project distribution characteristics 
identified below, based upon the Miami-Dade County cardinal distributions which are presented in Figure 4A for 
Applications 13 and 14 and Figure 4B for Application 15.   
 
Applications 13 and 14: 
• To and from the north northwest using SW 192 Ave and SW 304 and 296 Streets                                       2.20% 
• To and from the north northeast using SW 192 and 187 Ave and SW 296, 304 and 312 Streets     18.60% 
• To and from the east northeast using US-1 (14.04%), SW 328 St (4%) and the HEFT (27.07%)    45.11% 
• To and from the east southeast using SW 344 Street (14%) and Card Sound Road (5.5%)                       19.50% 
• To and from the south southeast using US-1           9.62% 
• To and from the southwest using SW 192 Avenue          4.97% 

Total:                                        100.00% 
 
Applications 15: 
• To and from the west northwest and north northwest using SW 192 Ave                                                      8.07% 
• To and from the north northeast using US-1 (26%), SW 296 and 312 Streets (12.49%)       38.49% 
• To and from the east northeast using SW 344 St (10.69%), HEFT (21%) and SW 328 St (2%)    33.69% 
• To and from the south southeast  and east southeast using US-1 (9.62%) and Card Sound Rd (4.29%)   13.91% 
• To and from the west southwest and south southwest using SW 192 Avenue       5.84% 

Total:           100.00%  



     TRIP DISTRIBUTION

TAZ # 1436
 

Trips 135 PM Trips

NNE 55.49% 75

ENE 16.69% 23

ESE 0.19% 0

SSE 13.72% 19

SSW 0.77% 1

WSW 5.07% 7

WNW 1.71% 2

NNW 6.36% 9

100.00% 135

CARDINAL DISTRIBUTION

PROJECT:      Application No. 15
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Figure 3C
Cardinal Distribution for TAZ 1436

CDMP Amendment Application Numbers 13, 14, 15
July 2006

Source:  Miami-Dade Transportation Plan to the Year 2030 - Directional Trip Distribution Report, January 2005, 
Miami-Dade Interim 2005 Cost Feasible Plan.



     TRIP DISTRIBUTION

TAZ # 1442
 

Trips 571 PM Trips

NNE 18.62% 106

ENE 45.11% 258

ESE 19.50% 111

SSE 9.62% 55

SSW 4.97% 28

WSW 0.00% 0

WNW 0.00% 0

NNW 2.17% 12

99.99% 571
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     TRIP DISTRIBUTION

TAZ # 1442
 

Trips 74 PM Trips

NNE 18.62% 14

ENE 45.11% 33

ESE 19.50% 14

SSE 9.62% 7

SSW 4.97% 4

WSW 0.00% 0
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99.99% 74
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Figure 3E
Cardinal Distribution for TAZ 1442

CDMP Amendment Application Numbers 13 ,14, 15
July 2006

Source:  Miami-Dade Transportation Plan to the Year 2030 - Directional Trip Distribution Report, January 2005, 
Miami-Dade Interim 2005 Cost Feasible Plan.
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Traffic Concurrency - Existing, Committed and Total Traffic Conditions along the Study Area Roadways 
 
A traffic concurrency analysis has been prepared to examine the concurrency status of the surrounding roadways 
consistent with the Miami-Dade County traffic concurrency criteria and guidelines.  Pursuant to the analysis performed herein 
using updated count data and supporting information from the Miami-Dade County Public Works Department, adequate 
capacity has been found to exist at the first directly accessed traffic count stations located adjacent to the project site.  Eight (8) 
traffic count stations have been evaluated pursuant to the cardinal distributions for TAZ 1442 (for Applications 13 and 14) and 
TAZ 1436 (for Application 15), as presented in Figure 5.  Each traffic count station has been determined to maintain adequate 
available capacity to accommodate the impacts of each of the proposed amendment sites individually (see Tables 4A, 4B and 
4C) and cumulatively (see Table 4D).  The addition of the 780 PM peak hour trips resulting from the 1,953 cumulative total 
dwelling units does not exceed the available roadway capacity assigned to each traffic count station consistent with the Miami-
Dade County CDMP.   
 
The traffic concurrency analysis prepared for each of the amendment sites reflects the information listed below. 
 

• Updated year 2004 traffic counts have been obtained for each of the identified count stations.  The 2004 state 
data is included in the enclosed Attachment I.   

• The attached Tables 4A, 4B, 4C and 4D identify the updated Year 2004 peak season, peak hour period traffic 
data for each of the eight first directly accessed traffic count stations, and the unbuilt and approved development 
order trips for each count station pursuant to the 6-22-06 Miami-Dade County traffic concurrency database. 

• The assignment of 100% of the proposed amendment trips is based upon the Miami-Dade County Cardinal 
Distribution for Project Zones 1442 (for Applications 13 and 14) and Project Zone 1436 (for Application 15) from 
the 2005 Cost Feasible Plan. 

• The attached Figure 5 identifies the location of each of the first directly accessed traffic count stations surrounding the 
amendment sites.   

• Adopted level of service standards and the maximum service volumes used for each count station are provided 
by Miami-Dade County pursuant to the latest traffic concurrency database. 

• The PM peak hour project trips resulting from the proposed land use designations are incorporated into the 
concurrency analysis assuming the impact is completely new, without gaining credit for the underlying approved 
land use. 

 
o Application 13 generates 74 PM peak hour trips for 128 dwelling units – see Table 4A 
o Application 14 generates 571 PM peak hour trips for 1,556 dwelling units – see Table 4B 
o Application 15 generates 135 PM peak hour trips for 269 dwelling units – see Table 4C 
o Applications 13, 14 and 15 generate 780 PM peak hour trips for 1,953 dwelling units – see Table 4D 

 
The determination of available capacity and level of service for each of the first directly accessed traffic count stations is 
made after incorporating project traffic from the proposed amendment site.  Pursuant to the Miami-Dade County 
Concurrency Management System, all study area traffic count stations on roadways adjacent to the project site were 
found to operate at acceptable levels of service during the PM peak hour, accounting for existing traffic, previously 
approved committed development traffic, plus the project traffic for each of the proposed amendment sites – individually 
and cumulatively.  Available capacity and acceptable levels of service are maintained for the adjacent count stations and 
the study area roadway segments, meeting the traffic concurrency standards from the Miami-Dade County 
Comprehensive Development Master Plan.   
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Existing, Future Background and Total Traffic Conditions for the Year 2015 Ten Year Planning Period 
 
Tables 5A, 5B, 5C, 5D, 5E and 5F have been provided to evaluate the adequacy of the roadway network to meet the 
adopted LOS standards through the ten year planning period.  A year 2015 roadway network analysis has been provided, 
examining the traffic impact from each of the three amendment sites individually and cumulatively.  The information 
contained within the Ten Year Planning Horizon Traffic Analysis is outlined below. 
 

Part 1 - Existing Traffic Conditions 
 
Table 5A provides the analysis of existing traffic conditions for the amendment study area and includes the 
following: 
 
• The existing lane geometry for the roadways in the amendment study area; 
• The functional classification for each of the roadways in the amendment study area; 
• The municipal jurisdiction for each of the roadways in the amendment study area, primarily because the 

adjacent municipalities (Homestead and Florida City) specify adopted level of service standards in their 
respective comprehensive plans which differ from the underlying adopted level of service from the Miami-
Dade County CDMP; 

• The existing two-way PM peak hour traffic using current 2004 or 2005 traffic counts adjusted for peak 
season; and 

• The existing level of service and the existing volume to capacity ratio. 
 
Adopted level of service standards were found to be met under existing traffic conditions within the amendment 
study area. 

 
Part 2 - Year 2015 Traffic Conditions without the Amendment Sites 
 
Table 5B provides the analysis of future background Year 2015 traffic conditions for the amendment study area 
and includes the following: 
 
• The existing two-way PM peak hour, peak season traffic; 
• The historical growth rate for the arterial and collector roadways in the study area  - grown to year 2015 

using a rate of 1.01% per year (see the historical growth rate calculations in Table 6A);  
• The historical growth rate for Florida’s Turnpike - grown to year 2015 using a rate of 2.52% per year (see 

the historical growth rate calculations in Table 6B);  
• The historical growth rates reflect half of the calculated rate based upon the separate layering of unbuilt 

committed development traffic into the future background traffic analysis; 
• The assignment of unbuilt committed development traffic onto the roadway segments in the study area, 

based upon the location of approved and unbuilt projects; and 
• The Year 2015 future background level of service (without the amendment sites) and the Year 2015 future 

background volume to capacity ratio. 
 
Adopted level of service standards were found to be met under Year 2015 future background traffic conditions 
(without the amendment sites) within the amendment study area, for all roadway segments except for the 2 lane 
section of SW 177 Avenue from SW 328 Street to SW 312 Street, where the City of Homestead has chosen to 
keep a 2 lane divided cross section after improvements, rather than expand to a four lane section. 
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Part 3 - Year 2015 Traffic Conditions with the Amendment Sites 
 
Tables 5C, 5D, 5E and 5F provide the Year 2015 ten year planning horizon traffic analyses under total traffic 
conditions with each of the proposed amendment sites (individually and cumulatively).  Each table includes the 
following: 
 
• The two-way PM peak hour future background traffic for the Year 2015; 
• The Year 2015 level of service without the amendment sites; 
• The assignment of the total amendment traffic to the surrounding study area roadways: 
 

o Table 5C – Application 13 
o Table 5D – Application 14 
o Table 5E – Application 15 
o Table 5F – Applications 13, 14 and 15 cumulatively 

 
• The Year 2015 PM peak hour total traffic with the amendment site; 
• The Year 2015 total traffic level of service analysis with the amendment site and the Year 2015 total traffic 

volume to capacity ratio. 
 

Adopted level of service standards were found to be met under Year 2015 total traffic conditions with the 
amendment sites for all roadway segments except for the following: 
 

• Under all Applications individually and cumulatively, the 2 lane section of SW 177 Avenue from SW 328 
Street to SW 312 Street is not operating at acceptable levels of service, where the City of Homestead 
has chosen to keep a 2 lane divided cross section after improvements, rather than expand to a four 
lane section per Priority II of the LRTP.  Each of the individual Applications 13, 14 and 15 have a traffic 
assignment to SW 177 Avenue which is less than 1% of the capacity of the roadway, thus falling below 
the significant thresholds as defined by FDOT in reference to new SB 360. 

 
• The Year 2015 link analysis for Application 14 and the cumulative analysis for all three applications 

demonstrate the need to widen SW 344 Street from 2 to 4 lanes, from SW 192 Avenue to SW 182 
Avenue.  The current 4 lane section ends at SW 182 Avenue.  A portion of the four lane section would 
be a subdivision improvement obligation for Application 15, however each of the three applications 
would benefit from an expansion of SW 344 Street to 4 lanes from SW 182 Avenue to SW 187 Avenue. 
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Conclusions 
 
Access to Regional Roadways 
Primary access to Applications 13, 14 and 15 is provided off of SW 344 Street, extending approximately 1.5 miles west 
from US-1 to SW 192 Avenue.   SW 344 Street is classified as a State Minor Arterial from US-1 to SW 192 Avenue, and 
exists today as a 4 lane divided roadway from SW 137 Avenue (on the east) to SW 182 Avenue (on the west).  The 
portion of SW 344 Street adjacent to Application 15 would be improved as part of their subdivision obligations, however 
each of the three applications cumulatively will benefit from the expansion of SW 344 Street to 4 travel lanes from SW 182 
Avenue to SW 192 Avenue.  
 
Access to Transit 
The amendment sites are located within 1.5 miles of the Premium Transit Busway Corridor which is programmed for 
completion in 2007.  This transit corridor provides a convenient and direct connection to the Miami-Dade County premium 
transit system providing extensive transit access system-wide and county-wide.   
 
Roadway/Infrastructure Commitments  
The amendment site sits within an urbanized area that is already improving key regional roadway corridors as part of TIP 
2007 inclusive of US-1, Card Sound Road, SW 177 Avenue, SW 328 Street and the completion of the Busway Corridor.  
 
Traffic Concurrency Standards 
Pursuant to the Miami-Dade County Concurrency Management System, all study area traffic count stations on roadways 
adjacent to each of the amendment sites were found to operate at acceptable levels of service during the PM peak hour, 
accounting for existing traffic, previously approved committed development traffic, plus the traffic from each of the 
proposed amendment sites (individually and cumulatively).  Available capacity and acceptable levels of service are 
maintained for the adjacent count stations and the study area roadway segments, meeting the traffic concurrency 
standards from the Miami-Dade County Comprehensive Development Master Plan.  
 
Year 2015 Ten Year Planning Period 
An evaluation of the Year 2015 Ten Year Planning Period for the study area roadways surrounding each of the 
amendment sites has been completed to determine the adequacy of the roadway infrastructure to meet the adopted LOS 
standards.  Acceptable levels of service are largely met through the Ten Year Planning Period, after incorporating the 
funded TIP roadway improvements surrounding the amendment site, and the Priority I and Priority II improvements from 
the Year 2030 Long Range Transportation Plan.  Adopted level of service standards were found to be met under Year 
2015 total traffic conditions with the amendment sites for all roadway segments except for the following: 

 
• Under all Applications individually and cumulatively, the 2 lane section of SW 177 Avenue (Krome Avenue) from 

SW 328 Street to SW 312 Street is not operating at acceptable levels of service, where the City of Homestead 
has chosen to keep a 2 lane divided cross section after improvements, rather than expand to a four lane section 
per Priority II of the LRTP.  Each of the individual Applications 13, 14 and 15 have a traffic assignment to SW 
177 Avenue which is less than 1% of the capacity of the roadway, thus falling below the significant thresholds as 
defined by FDOT in reference to new SB 360. 

 
• The Year 2015 link analysis for Application 14 and the cumulative analysis for all three applications demonstrate 

the need to widen SW 344 Street from 2 to 4 lanes, from SW 192 Avenue to SW 182 Avenue.  The current 4 
lane section ends at SW 182 Avenue.  A portion of the four lane section would be a subdivision improvement 
obligation for Application 15, however each of the three applications would benefit from an expansion of SW 344 
Street to 4 lanes from SW 182 Avenue to SW 187 Avenue.    
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FISCAL IMPACTS 
ON INFRASTRUCTURE AND SERVICES 

 
On October 23, 2001, the Board of County Commissioners adopted Ordinance 01-163 
requiring the review procedures for amendments to the Comprehensive Development 
Master Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed 
land use change.  The following is a fiscal evaluation of Application No. 13 to amend the 
Comprehensive Development Master Plan (CDMP) from county departments and 
agencies responsible for supplying and maintaining infrastructure and services relevant 
to the CDMP.  The evaluation estimates the incremental and cumulative impact the 
costs of the required infrastructure and service, and the extent to which the costs will be 
borne by the property owners or will require general taxpayer support and includes an 
estimate of that support. 
 
The agencies used various methodologies to make their calculations.  The agencies 
rely on a variety of sources for revenue, such as, property taxes, impact fees, 
connection fees, user fees, gas taxes, taxing districts, general fund contribution, federal 
and state grants; federal funds, etc.  Certain variables, such as property use, location, 
number of dwelling units, and type of units were considered by the service agencies in 
developing their cost estimates 
 
 

Solid Waste Services 
 

 
Concurrency 
 Since the DSWM assesses capacity system-wide based, in part, on existing waste 
delivery commitments from both the private and public sectors, it is not possible to make 
determinations concerning the adequacy of solid waste disposal facilities relative to 
each individual application.  Instead, the DSWM issues a periodic assessment of the 
County’s status in terms of ‘concurrency’ – that is, the ability to maintain a minimum of 
five (5) years of waste disposal capacity system-wide.  The County is committed to 
maintaining this level in compliance with Chapter 163, Part II F.S. and currently exceeds 
that standard by nearly four (4) years. 
 
Residential Collection and Disposal Service 
The incremental cost of adding a residential unit to the DSWM Service Area, which 
includes the disposal cost of waste, is offset by the annual fee charges to the user.  
Currently, that fee is $399 per residential unit. For a residential dumpster, the current 
fee is $308.  The average residential unit currently generates approximately 3.0 tons of 
waste annually, which includes garbage, trash and recycled waste. 
 
As reported in March 2005 to the State of Florida, Department of Environmental 
Protection, for the fiscal year ending September 30, 2004, the full cost per unit of 
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providing waste Collection Service was $370 including disposal and other Collections 
services such as, illegal dumping clean-up and code enforcement.   . 

 
Waste Disposal Capacity and Service  
The incremental and cumulative costs of providing disposal capacity for DSWM 
Collections, private haulers, and municipalities are paid for by the users. The DSWM 
charges a disposal tipping fee at a contract rate of $53.65 per ton to DSWM Collections 
and to those private haulers and municipalities with long term disposal agreements with 
the Department.  For non-contract haulers, the rate is $70.75.  These rates adjust 
annually with the Consumer Price Index, South.  In addition, the DSWM charges a 
Disposal Facility Fee to private haulers equal to 15 percent of their annual gross 
receipts, which is targeted to ensure capacity in operations.  Landfill closure is funded 
by a portion of the Utility Service Fee charged to all retail and wholesale customers of 
the County’s Water and Sewer Department. 
 

Water and Sewer 
 
The Miami-Dade County Water and Sewer Department provides for the majority of 
water and sewer service throughout the county. The cost estimates provided herein are 
preliminary and final project costs will vary from these estimates.  The final costs for the 
project and resulting feasibility will depend on actual labor and material costs, 
competitive market conditions, final project scope implementation schedule, continuity 
of personnel and other variable factors.  Assuming Application No. 13 is built at the 
maximum residential density of 13 dwelling units per gross acre allowed under the 
proposed redesignation of Low-Medium Density Residential, the fees paid by the 
developer would be $44,480 for water impact fee, $179,200 for sewer impact fee, 
$1,300 per unit for connection fee, and $25,701 for annual operating and maintenance 
costs based on approved figures through September 30,2005. 
 

Flood Protection 
 
The Department of Environmental Resources Management (DERM) is restricted to the 
enforcement of current stormwater management and disposal regulations.  These 
regulations require that all new development provide full on-site retention of the 
stormwater runoff generated by the development.  The drainage systems serving new 
developments are not allowed to impact existing or proposed public stormwater disposal 
systems, or to impact adjacent properties. The County is not responsible for providing 
flood protection to private properties, although it is the County's responsibility to ensure 
and verify that said protection has been incorporated in the plans for each proposed 
development. 
 
The above noted determinations are predicated upon the provisions of Chapter 46, 
Section 4611.1 of the South Florida Building Code; Section 24-58.3(G) of the Code of 
Miami-Dade County, Florida; Chapter 40E-40 Florida Administrative Code, Basis of 
Review South Florida Water Management District (SFWMD); and Section D4 Part 2 of 
the Public Works Manual of Miami-Dade County.  All these legal provisions emphasize 
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the requirement for full on-site retention of stormwater as a post development condition 
for all proposed commercial, industrial, and residential subdivisions.  
 
Additionally, DERM staff notes that new development, within the urbanized area of the 
County, is assessed a stormwater utility fee.  This fee commensurate with the 
percentage of impervious area of each parcel of land, and is assessed pursuant to the 
requirements of Section 24-61, Article IV, of the Code of Miami-Dade County. Finally, 
according to the same Code Section, the proceedings may only be utilized for the 
maintenance and improvement of public storm drainage systems.  
 
Based upon the above noted considerations, it is the opinion of DERM that Ordinance 
No. 01-163 will not change, reverse, or affect these factual requirements. 
 

Public Schools 
 
Application No. 13 will result in 42 additional students, thus, increasing operating costs 
by $275,058 and capital costs by $175,752. 
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APPENDIX F 
 

Proposed Declaration of Restrictions 
 

 
No Declarations of Restrictions were submitted as of July 28, 2006. 
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APPENDIX G 
 

Photos of Application Site and Surroundings  
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Application site with single-family residence viewed from SW 192 Avenue 
 

 

 
 

Natural Forest Community (NFC) site viewed from SW 336 Street 
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Estate density homes north of NFC site viewed from SW 336 Street 

 
 

 
 

Vacant properties and Cameron Creek Apartments southeast of site 
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